	FREQUENTLY ASKED QUESTIONS:	
REVITALZATION OF FORT LEE ROAD AND GRAND AVENUE STUDY AREA
1. [bookmark: _GoBack]What is being planned for the area west of Grand Avenue in Leonia?
In anticipation of potential passenger service along NJ Transit’s proposed “Northern Branch” light rail line, Leonia is taking a proactive approach to plan for future transit-oriented development (TOD) in proximity to a potential station.  The Leonia Economic Development Committee (EDC), an advisory committee to the Mayor and Council, is currently exploring the use of land use mechanisms that can stimulate economic development in this area.  Regardless of the approach, the EDC and the Borough are committed to providing Leoneans with substantial opportunity to participate in the development of a vision for this area.  Any future development would need to be consistent with our community’s vision.Taking a 
Proactive Approach to Planning for 
Transit

2. Where is the study area?
The study area generally encompasses the area between the railroad tracks to the west, Maple Street to the south, Leonia High School to the north, and portions of both sides of Grand Avenue to the east.
3. What land use planning mechanisms are being considered by the EDC and Borough?
Redevelopment and Rehabilitation are two regulatory tools that empower local governments to accelerate the process of revitalization and investment in an area; they allow municipalities to promote the development of their communities in a manner that is appropriate to the specific area and is comprehensive in scope.  Redevelopment and rehabilitation powers allows a municipality to address issues such as the physical deterioration of properties, building vacancies, environmental degradation, or other issues that create stagnant or underproductive conditions which affect a community’s economic, financial and social stability.  
Redevelopment and rehabilitation encourage new investment by private developers that might otherwise not occur, thereby providing a community with a stronger economic base.  Redevelopment and rehabilitation projects may, for example, add to an area’s housing or commercial stock, rehabilitate deteriorating structures, result in infrastructure improvements, generate additional open space and recreation opportunities, and create expanded employment opportunities and an increased tax base. 
4. What laws regulate these land use planning approaches?
The New Jersey State Constitution and the Local Redevelopment and Housing Law (LRHL) are the enabling legislation for the use of redevelopment and rehabilitation.  
5. Where is a Rehabilitation Area being considered? What is the process?
The EDC has recommended to the Mayor and Council that a study be conducted to determine if the entire Study Area (See FAQ #2) meets the statutory criteria be designated an Area in Need of Rehabilitation (Rehabilitation Area).   If the Study Area meets the criteria (which relates to the age of housing stock, age of infrastructure, condition of buildings, and other factors in an area) a Rehabilitation Area can be designated by resolution of the governing body.   
Once a rehabilitation area is designated, the Borough may prepare and adopt a Redevelopment Plan (See FAQ #7) and property owners within the Rehabilitation Area may take advantage of certain benefits and incentives afforded by the LRHL, including tax emptions for 5 years (See FAQ #8). 
Rehabilitation projects can include the repair, reconstruction or renovation of existing homes and businesses, the conversion of commercial/industrial buildings to multi-family dwellings, and the rehabilitation of all infrastructure in the rehabilitation area.    The 5-year tax exemption can be an effective tool to encourage property owners to make necessary or desirable improvements to their properties, where they may have otherwise delayed making such improvements for fear of increased property taxes.   The savings from the tax exemption can also be a catalyst for business owners to improve their building facades and make site improvements.   
6. Where is a Redevelopment Area being considered? What is the process?
The EDC has recommended to the Mayor and Council that they pass a resolution directing the Planning Board to undertake a “preliminary investigation” to determine if the area generally extending along Fort Lee Road, between the railroad tracks and Grand Avenue, is an Area in Need of Redevelopment (Redevelopment Area), in accordance with the statutory criteria.  The Planning Board enlists the assistance of a land planner to conduct the preliminary investigation study and prepare a formal report for the Planning Board.  After satisfying the statutory public notice requirements, the Planning Board holds a public hearing on the preliminary investigation, and thereafter makes a recommendation to the governing body.  The governing body then reviews the recommendations of the Planning Board and adopts a resolution that accepts or rejects the Planning Board’s recommendations to declare all or a portion of the area an Area In Need of Redevelopment.
Once a Redevelopment Area is designated, the Borough may prepare and adopt a Redevelopment Plan (See FAQ #7) and will be able to offer developers financial incentives to stimulate development, including long-term tax exemptions (See FAQ #8). 
7. When will a Redevelopment Plan be prepared?  What are the benefits of preparing a Redevelopment Plan?  
Once all or a portion of the Study Area is declared a Rehabilitation Area or a Redevelopment Area, the Borough may prepare, and subsequently adopt, a Redevelopment Plan.   The Redevelopment Plan governs all development that will take place within the designated area; it specifies all land use and building requirements within the area, and supersedes the existing zoning or can act as an overlay zone.  The LRHL specifies other required elements of a Redevelopment Plan.
Unlike conventional zoning and development, which often occurs with little opportunity for public input, a redevelopment planning process can be guided by a pro-active public engagement approach.  Leonia is committed to developing a planning process that involves the public through early, ongoing and meaningful communication.  The EDC anticipates developing a public engagement plan that will have a strong focus on public access to information, as well as opportunity for two-way dialogue that invites the ideas and opinions from individual residents, families, commuters, business owners, community leaders, Borough staff and other important stakeholders.  The EDC firmly believes that public input into the planning process will lead to a more broadly supported final Plan.
Another benefit of redevelopment is that the ultimate vision and design specifications in a Redevelopment Plan can produce greater certainty in the how a development will appear upon completion.  With zoning alone, the development outcome of a site may be vastly different from what the code intended.  A Redevelopment Plan, on the other hand, can ensure significant control over site design- going well beyond a list of permitted uses and bulk standards, typically found in zoning codes.   A Redevelopment Plan, for example, can specify the size, location, and architectural styles of buildings; the design characteristics of streets, parking areas, pedestrian and bicycle paths; the building and site design techniques (i.e., green building, alternative energy sources, native landscaping), and so on.  
Furthermore, unlike traditional development where development proposals are submitted and reviewed in a piecemeal fashion, a Redevelopment Plan looks at an area comprehensively.  The Plan can consider a holistic array of development factors for an area, such as: how land uses impact circulation and the mobility of all users (vehicles, pedestrians, bicyclists, buses, etc.); the connectivity between properties; locations for shared amenities for all users (shared parking, public plazas, community gardens, parks and open space, etc.); and where public improvements and infrastructure are needed.
8. Besides preparing a Redevelopment Plan for the Study Area, what other benefits are afforded in Rehabilitation Areas and Redevelopment Areas?
In Redevelopment and Rehabilitation Areas, the Redevelopment Entity (i.e., the governing body) may offer financial incentives to attract developers and investment.   Municipalities may offer long term (up to 30 years) tax abatements and exemptions in Redevelopment Areas and short term tax abatements (5 years) in Rehabilitation Areas.   Municipalities have substantial control and authority over the terms of any tax abatement, which set forth the requirements for payments to be made in lieu of taxes (PILOTs).  Additional benefits include the power to:
· Lease or sell public property or improvements without public bidding
· Select a Redeveloper through direct negotiations or RFP
· Enter into Redeveloper Agreements with one or more developers and negotiate development terms, timeframes, construction schedules and more
· Receive available grants and loans
· Provide capital grants or loans to redevelopers
· Acquire property through lease or purchase
· Collect revenues from a redeveloper to defray the redevelopment entity’s costs
· In Redevelopment Areas, developers can acquire redevelopment area bonds (RAB) and Economic Redevelopment Grant program (ERG) financing incentives.

9. Can property be taken by condemnation (eminent domain)?
In September 2013, Governor Christie signed legislation that amended the Local Redevelopment and Housing Law (LRHL) to require that a municipality state upfront whether they intend to pursue “condemnation” or “non-condemnation” redevelopment.  Leonia will pursue non-condemnation redevelopment if it is determined the study area qualifies as a Redevelopment Area.  There will be absolutely no use of eminent domain.  These changes were made to the LRHL to make redevelopment a more publicly and politically viable tool to spur economic development throughout New Jersey.    
10. Have any development decisions been made at this time?  Is the Borough considering specific land uses?
No.  There are absolutely no plans for development at this time.  The Borough has not had any meaningful discussions with developers.   
11. What has been done to-date?  Where are we in the process?
The EDC has drafted two resolutions that have been introduced to the Borough Council for their consideration.  If adopted, the Resolutions would authorize the Planning Board to conduct a Study to determine if the entire Study Area qualifies as a Rehabilitation Area and if a portion of the Study Area qualifies as a Redevelopment Area. 
12. How can Leoneans participate?
Leonia Borough and the EDC are committed to transparency and keeping Leoneans informed.  The Borough will embark on a comprehensive public outreach campaign (See FAQ #7) if and when a redevelopment plan is prepared.  In the meantime, please submit any questions to: xxxx@xxxx.com, or let us know  if you would like to be notified of upcoming meetings, serve on a committee, participate in focus group, or otherwise be involved. 
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